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1.0 INTRODUCTION

1.1 Purpose

The purpose of this Structure Plan and suppor  ng report is to enable the City of 
Belmont to facilitate and guide the long term subdivision and development of the 
Ascot Development Area 9 (DA9) site.

The Structure Plan report has been prepared in accordance with the requirements 
of Clause 6.2 and Schedule 14 of the City of Belmont Local Planning Scheme No. 
15 (LPS15).  The Scheme iden  fi es the site as a Special Control Area, and more 
specifi cally as Development Area 9 (DA9), requiring the prepara  on and adop  on of 
a Structure Plan prior to the development of the land. 

The  subject site in Ascot was iden  fi ed as a Development Area in 2006 through 
its inclusion within Amendment 49 to TPS14. This designa  on as a Development 
Area was con  nued through to the current Scheme (LPS15), which was gaze  ed 
on 1 December 2011. This Amendment was ini  ated to introduce Structure Plan 
provisions for priority development areas within the City.  

The Ascot DA9 subject site was included specifi cally to address future access 
considera  ons for the abu   ng ‘Mixed Use’ lots while proposing a robust 
development op  on over the subject site.  The issue of access in and around DA9  
has been unresolved since the dra  ing of the Great Eastern Highway Strategic Access 
Study and Policy by both Main Roads WA (MRWA) and the City of Belmont, which 
was adver  sed in December 2000 / January 2001. 

The Ascot DA9 Structure Plan has been prepared by CLE Town Planning + Design on 

behalf of the City of Belmont to iden  fy the exis  ng physical condi  ons of the site; assess 
poten  al opportuni  es and constraints on the site; and provide clarity and guidance to 
Council, Main Roads WA and the Community in the future development of the site.  

1.2 Project Area

The project area, defi ned as DA9, is located within the suburb of Ascot within the 
City of Belmont.  The site is strategically located approximately 9km east of the Perth 
central area with direct access via Great Eastern Highway (refer Figure 1). 

The subject site is rectangular in shape and is bounded by the par  ally constructed 
Hay Road to the north-west; Ivy Street to the north-east; Fauntleroy Avenue to 
the south-west; and the rear of the ‘Industrial’ zoned lots fron  ng Great Eastern 
Highway to the south-east.  The Swan River and foreshore directly abut the western 
boundary of the site.

Figure 1: Loca  on Plan
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1.2.1 Land Ownership

The subject site comprises approximately 3ha of land in mul  ple ownership with a 
large parcel of the site (Lots 184 – 196 Hay Road) owned by the WAPC (refer Table 
1, Figure 2 & Appendix 1).

Nineteen (19) landholdings in total are located within DA9.  These landholdings are 
unique in nature, nestled between the Swan River foreshore, and exis  ng ‘Mixed 
Use’ development fron  ng Great Eastern Highway. The majority of the lots have not 
been developed, and a need exists to clarify the future intent for the planning of this 
area. The nineteen lots are divided as follows:

• Thirteen (13) of the lots are owned by the WAPC with all but one (Lot 184 Hay 
Road) reserved for the purposes of ‘Parks and Recrea  on’.

• In addi  on to the lots owned by the WAPC, Lot 1 Hay Road is owned by the 
Commonwealth of Australia – Federal Airports Corpora  on.  The Cer  fi cate of 
Title does not clearly show any constraints on this site; however, discussions 
with Landgate have led us to believe that a main drain servicing the airport 
runs beneath this property linking to Lot 2 in the north which is also owned by 
the Commonwealth. A corresponding drainage easement links lots 1 and 2 and 
is also in eff ect over Lot 177 Hay Road (refer Figure 2 a  ached).

• The remainder of the site consists of fi ve (5) green  tle, privately owned, lots 
fron  ng Hay Road.  Single dwellings have been constructed on three of these 
lots.

Table 1 – Land Ownership Details
Lot Details Ownership Land Area 

(ha)
Lot 1 Hay Road Commonwealth of Australia 0.2994
Lot 177 Hay Road JW & HA Farquhar 0.1497
Lot 180 Hay Road TA Ropata & CL Ropata 0.1497
Lot 181 Hay Road RT Gibbs 0.1497
Lot 182 Hay Road B & G Ralph 0.1497
Lot 183 Hay Road DA Ransome 0.1497
Lot 184 Hay Road Western Australian Planning Commission 0.1497
Lot 185 Hay Road Western Australian Planning Commission 0.1497
Lot 186 Hay Road Western Australian Planning Commission 0.1497
Lot 187 Hay Road Western Australian Planning Commission 0.1497
Lot 188 Hay Road Western Australian Planning Commission 0.1497
Lot 189 Hay Road Western Australian Planning Commission 0.1497
Lot 190 Hay Road Western Australian Planning Commission 0.1497
Lot 191 Hay Road Western Australian Planning Commission 0.1497
Lot 192 Hay Road Western Australian Planning Commission 0.1497
Lot 193 Hay Road Western Australian Planning Commission 0.1497
Lot 194 Hay Road Western Australian Planning Commission 0.1497
Lot 195 Hay Road Western Australian Planning Commission 0.1497
Lot 196 Hay Road Western Australian Planning Commission 0.1497

TOTAL 2.9940 ha
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1.3 Methodology

In preparing the Ascot DA9 Structure Plan report, mee  ngs were held with the City 
of Belmont and the WAPC / Department for Planning and Infrastructure (now known 
as Department of Planning) to obtain relevant planning, environmental, engineering 
and traffi  c informa  on for the site.  

Background studies were reviewed and informa  on, regarding the local history of 
the development area, was obtained. 

Following the colla  on of all available informa  on, site inspec  ons were undertaken 
by CLE to establish the current use and physical a  ributes of the subject site and to 
assist in the prepara  on of an opportuni  es and constraints analysis and plan. 

From this it was possible to prepare a Structure Plan for DA9 to demonstrate the 
most appropriate future development outcome for the site.  

Recommenda  ons have also been made in regard to implementa  on of the plan 
and further work required. 
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2.0 PLANNING CONTEXT 

2.1 Statutory Planning Context

2.1.1 Metropolitan Region Scheme

Within the Metropolitan Region Scheme (MRS) the subject site is zoned 
a combina  on of ‘Urban’ (south-western por  on of the site) and ‘Parks 
and Recrea  on’ reserve (north-eastern por  on of the site) (refer Figure 3). 

To the west, south and east of the subject site, the land is zoned ‘Urban’ 
in the MRS with land to the north reserved for ‘Parks and Recrea  on’.  
The ‘Primary Regional Road’ reserva  on of Great Eastern Highway is 
located further to the south.

Within the DA9 subject site, all of the ‘Parks and Recrea  on’ reserve is 
owned by the WAPC together with the abu   ng Lot 184 Hay Road.  The 
WAPC has previously advised that there may be the opportunity for a 
por  on of the land to be rezoned to Urban given its current condi  on, 
however this is subject to detailed site inves  ga  ons and further 
discussions with the Swan River Trust.

Figure 3: Metropolitan Region Scheme
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2.1.2 City of Belmont Local Planning Scheme No. 15 

Within the City of Belmont Local Planning Scheme No. 15 (LPS15), the 
subject site is iden  fi ed as a Special Control Area; Development Area 9 
(DA9) (refer Figure 4).  This zone requires a Structure Plan to be prepared 
and adopted by the City of Belmont prior to development of the site.

The subject site also has an underlying zone of ‘Residen  al R20’ and a ‘Parks 
and Recrea  on’ reserve.  

In accordance with the Scheme, Structure Plans for Special Control Areas 
are to be guided by the provisions of the relevant Development Area 
together with the provisions applying to any underlying zone or reserve 
and any general provisions of the Scheme.  The Ascot DA9 Structure Plan 
will therefore also be guided by the ‘Residen  al’ and ‘Parks and Recrea  on’ 
provisions of the Scheme.

Within LPS 15, land to the west and south of the site is zoned ‘Residen  al 
R20’.  Land to the east is zoned ‘Mixed Use’ refl ec  ng the more access 
driven natures of uses on Great Eastern Highway and comprises, in part, of 
a number of general industrial uses exis  ng as non-conforming uses under 
the Scheme.  Land to the north refl ect the MRS and is reserved for ‘Parks 
and Recrea  on’.

Figure 4: City of Belmont Local Planning Scheme No.15 SUBJECT SITE
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2.1.3 Swan and Canning Rivers Management Act (2006) 

The Swan and Canning Rivers Management Act is 
administered by the Swan River Trust in regard to land 
which falls within, or adjacent to, Development Control 
Areas (refer Figure 5).  The Act requires the Trust to ensure 
that land use and development on and next to the Swan and 
Canning Rivers maintains or enhances community access 
and enjoyment.  The Act also allows for areas to be excised 
if not integral to the long term func  on of the Swan River.

The eastern por  on of the subject site is located within a 
Development Control Area due to its ‘Parks and Recrea  on’ 
reserve. The WAPC has previously advised that the 
reserva  on may be surplus to the requirements of the 
abu   ng Swan River and therefore may be suitable for 
urban development, subject to further inves  ga  on.

Figure 5: Development Control Areas
  Source: Swan River Trust

LEGEND
         Subject Site
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2.2 Strategic Planning Context

2.2.1 State Strategic Context

There are various State and regional strategic plans and policies which are par  cularly 
relevant to the future planning for the site and surrounding area.  These include:

• State Planning Framework:  SPP No 1, WAPC, 2006 
• Urban Growth and Se  lement:  SPP No 3, WAPC, 2006
• Residen  al Design Codes: SPP No. 3.1 WAPC 2010
• Network City, WAPC, 2004
• Dra   Network City: State Planning Policy, WAPC, 2006
• Swan – Canning River System: SPP 2.10, WAPC, 2006
• Liveable Neighbourhoods: SPP, WAPC, 2007
• Direc  ons 2031 and Beyond: WAPC, 2010

In general, these studies seek to create and promote vibrant, self suffi  cient and 
interac  ve communi  es that provide a wide range of residen  al, recrea  onal and 
other opportuni  es to local residents.

In many respects these plans and policies lend support to urban development of the 
DA9 subject site given its close proximity to exis  ng residen  al development and 
recrea  onal areas abu   ng the Swan River. 

2.2.2 Local Strategic Context

2.2.2.1 City of Belmont Local Planning Scheme No.15 - Medium Density Residen  al 
Development

Clause 5.7.3 of the City of Belmont Local Planning Scheme No.15 (LPS15) outlines 
the criteria (in addi  on to the provisions of the Codes) against which all grouped 
dwelling, survey strata and subdivision applica  ons will be assessed in dual coded 
areas (ie R20/40, R20/60 etc).

In regard to grouped dwelling applica  ons, the Scheme requires lots to have a 
minimum frontage of 16 metres before applica  ons will be considered at a higher 
density.   

As all lots within the subject site achieve the minimum required frontage, 
implementa  on of the Scheme provisions may not achieve the higher density and 
improved design outcome desired. A new Local Planning Policy (LPP) may need to be 
prepared to introduce design constraints and considera  ons for DA9.

2.2.2.2 Great Eastern Highway Strategic Access Study (1999) 

The Great Eastern Highway Strategic Access Study was commissioned by Main Roads 
WA (MRWA) in 1999 to provide and implement long-term solu  ons for access to 
proper  es abu   ng Great Eastern Highway.  

The access study included a proposal to upgrade the Great Eastern Highway from four 
to six lanes through Ascot and to incorporate a median strip over the whole length of 
the Highway within the City of Belmont, restric  ng access to le   in/le   out movements.
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To address this concern, the Access Study proposed a short term and ul  mate 
response to access from the Mixed Use lots onto Great Eastern Highway (refer 
Figure 6):

• At  me of construc  on – The Policy proposed a secondary traffi  c fl ow system 
(ie public right-of-way) to the rear of the ‘Mixed Use’ lots within DA9.

• Ul  mate – The Policy acknowledged that in the long term an easement in gross 
would be imposed along the street frontage of the ‘Mixed Use’ lots to improve 
access to the Highway.

The City of Belmont did not support the crea  on of the proposed ROW due to 
poten  al confl icts between residen  al and commercial traffi  c on the internal 
laneway. Instead, the City requested that MRWA examine an opportunity to extend 
Hay Road to link with Ivy Street (refer Figure 7).  This plan has been presented to the 
WAPC for comment who have advised that they support the extension of the road 
through the site.  

Figure 6: Great Eastern Highway Strategic Access Study
  Source: MRWA

LEGEND
         Subject Site

Figure 7: Proposed Hay Road Realignment
  Source: City of Belmont

LEGEND
         Subject Site
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The City has been requested to provide comment on subdivision referrals from 
the WAPC for two lots within the Development Area (Lot 180 & Lot 181), that 
included the crea  on of a ROW abu   ng Lot 123 and 124 Great Eastern Highway, 
in accordance with condi  ons of sale of the lots imposed by Main Roads. The 
City of Belmont recommended refusal of these applica  ons on the basis that the 
applica  ons proposed the crea  on of a ROW without the adop  on of a strategic 
plan addressing future land uses within the subject DA 9 area.

Discussions have been held with MRWA and they have advised that as part of the 
Great Eastern Highway widening project, they will re-examine access arrangements 
within and surrounding the DA9 subject site in consulta  on with the City.

A Strategic Access Policy Plan is currently being developed by Main Roads for the Great 
Eastern Highway project and has drawn largely from the 1999 Strategic Access Study.  
The Strategic Access Policy Plan is s  ll in dra   form, however, it is understood that 
current, the plan proposes the same access arrangement as illustrated in Figure 6.

It is hoped that the proposed Structure Plan for DA9 will provide the avenue to 
resolve the various issues related to the future development and access surrounding 
the subject site.

2.2.2.3 Swan River Trust Policy SRT/D3 – Development Setback Requirements and 
SRT/D3.6.3 - Addi  onal Setback Requirements

In accordance with the Swan and Canning Rivers Management Act 2006, ac  vi  es 
and opera  ons classed as development require approval by the Minister for the 
Environment under Part 5 of the Act. Development policies provide guidance in 
rela  on to development and structures in the Development Control Area.

The most relevant Development Policy is SRT/D3 which regulates the setback of 
development where residen  al land abuts ‘Parks and Recrea  on’ reserve.  The 
Policy states that for all solid and hard faced structures constructed on land abu   ng 
‘Parks and Recrea  on’ reserve that the structure should be setback 10 metres or 
20% of the average depth of the Lot (whichever is the lesser).  

In regard to DA9, however, Policy SRT/D3.6.3 ‘Addi  onal Setback Requirements’ is 
more relevant as it states that where there is a public road contained within the ‘Parks 
and Recrea  on’ reserve, the Trust may consider reduced setbacks for development 
abu   ng the reserva  on.
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3.0 SITE ANALYSIS

3.1 Context Analysis

The Ascot DA9 subject site is located 9km from the Perth City Centre, within 1km 
of the Perth Airport and within 100m of the Swan River.  The site is well located 
in rela  on to transporta  on networks; regional services; employment; educa  on 
facili  es; local and regional open space; and infrastructure. 

Development Area 9 is located at the northern extremity of the Ascot residen  al 
precinct with land to the south generally characterised by smaller R20 and R20/R40 
zoned lots.

The Swan River foreshore abuts the western boundary of the subject site and, as 
part of DA9 is reserved for ‘Parks and Recrea  on’, also extends into the northern 
por  on of the subject site. The Foreshore provides a signifi cant area of remnant 
foreshore vegeta  on and recrea  onal areas within close proximity to the site.

Land to the west of DA9 is zoned ‘Mixed Use’, providing a buff er to the noise from 
Great Eastern Highway and ac  ng as a transi  onal area between the residen  al 
proper  es of the site and the Redcliff e Industrial Area further to the east.

The land is located in close proximity to the Perth Airport, however, is located outside 
of the ANEF 25 contour, which does not place any restric  ons on the development 
of the land for residen  al land use.

The main road access into the precinct is via the signal controlled intersec  on at 
Great Eastern Highway and Fauntleroy Avenue, with secondary access available via 
the uncontrolled intersec  on at Ivy Street.  

Fauntleroy Avenue and Ivy Street are connected via Hay Road which is par  ally 
constructed where it abuts ‘Urban’ zoned land.  That por  on of Hay Road which 
falls within the ‘Parks and Recrea  on’ reserve remains unconstructed and a dual use 
path has been constructed to link Hay Road with Ivy Street in the north.

The City of Belmont has prepared a plan which proposes a slight realignment of 
the unconstructed por  on of Hay Road (taking into considera  on the Floodway and 
Flood fringe) which allows through vehicular access.  The WAPC have advised that 
they would consider suppor  ng an extension of Hay Road through this area to allow 
for the development of Lots 185-196, however it is noted that further inves  ga  on 
and planning is required for this por  on of the structure plan area.

A graphical representa  on of the Context Analysis is shown within Figure 8.
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3.2 Site Descrip  on

The DA9 subject area is characterised by generally underu  lised, undeveloped land 
in close proximity to the Swan River.

Although zoned ‘Urban’, only Lots 177, 181 and 184 Hay Road have been developed 
for use as single residen  al dwellings.  The rear por  on of Lot 177 supports a 6.5m 
wide driveway that is approximately 61m long and is used to access a number of lots 
facing Great Eastern Highway.  This pavement has been constructed on Lot 177 in 
response to the MRWA Strategic Access Study.

Lots 1, 180, and 182-183 Hay Road are currently vacant, cleared residen  al lots, 
which appear to be u  lised for horse agistment and informal grazing.

Lots 185 to 196 Hay Road are vacant land parcels reserved for ‘Parks and Recrea  on’, 
characterised by a single dual use path (DUP) which separates the lower, vegetated, 
fl oodway land in the west from more developable, cleared land in the east.  

Some of the ‘Parks and Recrea  on’ land to the east of the DUP is currently being 
u  lised as addi  onal storage space for the ‘Mixed Use’ proper  es fron  ng Great 
Eastern Highway, who have informally expanded into this area from the rear of their 
lots. 

The City has advised, in correspondence to the WAPC that the twelve lots zoned for 
Parks and Recrea  on do not signifi cantly add to the value of the abu   ng Regional 
Open Space. They also stated that they believe that the connec  on of Hay Road 
to Ivy Street via the exis  ng road reserve or through the subject lots (generally 

along the alignment of the fl oodway line) would provide improved long term 
access arrangements for the proper  es on Great Eastern Highway.  The WAPC has 
not yet formally responded to the City’s posi  on in regard to this ma  er; however, 
informally, they have provided verbal advice to CLE that they would consider the 
request to excise this por  on of the site from the ‘Parks and Recrea  on’ reserve, if 
appropriate, allowing for the long term development of the WAPC land. 

The physical a  ributes of the site can be seen on the aerial included within the 
Context Analysis (refer Figure 8).
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3.3 Physical Environment

3.3.1 Soils and Geotechnical Stability

The subject site is low lying, and has approximately a 3m fall across the site in a 
north westerly direc  on towards the end of Ivy Street.  A desktop assessment of the 
DA9 area has indicated that the area has poten  al high risk Acid Sulfate Soils (ASS).

The City of Belmont’s Engineer has advised that the site would require the comple  on 
of a comprehensive geotechnical report to determine soil type/condi  ons and water 
table and an ASS report prior to any future development of the site. 

3.3.2 Water Bodies 

The subject land is located within close proximity to the Swan River, and por  ons 
of the site are therefore infl uenced by the Floodway and 1 in 100 year fl ood levels.  
The City of Belmont Environmental Offi  cer has advised, however, that there are no 
registered wetlands located on the site. 

The City’s Engineering Department has provided relevant Floodway and Flood fringe 
mapping (refer Figure 9) which shows that the low lying por  on of the ‘Parks and 
Recrea  on’ reserve (generally to the west of the exis  ng DUP) is located within the 
Floodway.  The City has advised that it may be possible to locate some services / 
infrastructure within the Floodway, such as a constructed road.

Figure 9 also illustrates that the Flood fringe extends within the ‘Parks and Recrea  on’ 
reserve.  The City has advised that the 100 year fl ood level for DA9 is es  mated to be 
4.77m AHD, and any future development of the land within the Flood fringe would 
need to ensure the fi nished fl oor level achieved this as a minimum. 

Lots 1, 177 and 180 – 184 Hay Road are not impacted upon by either the Floodway 
or the Flood fringe.
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3.3.3  Flora and Fauna 

The vegeta  on on site is characterised by two key areas (refer Figure 10):

• Vegeta  on to the west of the DUP which traverses the ‘Parks and Recrea  on’ 
reserve is dense and refl ec  ve of the abu   ng Swan River;

• Vegeta  on to the east of the DUP within the remainder of the ‘Parks and 
Recrea  on’ reserve and ‘Urban’ zoned land is sparse, with isolated trees 
interspersed amongst the individual proper  es. 

The City of Belmont has not appointed an Environmental Consultant to advise on 
this project; however, an internal Arboriculturalist ac  ng on behalf of the City has 
surveyed the trees and provided advice in regard to the signifi cance of each tree 
found on site (refer Appendix 2).

The Arboriculturalist surveyed approximately 15 trees on site of which 14 were of 
the species Eucalyptus Rudis (fl ooded gum) and one was of the species Eucalyptus 
Rudis X E.robusta.  All trees were semi-mature to mature in age with eight of the 
trees ranging in height from 15 to 20 metres. 

The fl ooded gum, of which 17% remains within the metropolitan region, is an 
important species providing food and habitat for na  ve fauna.  

The Arboriculturalist has stated that all trees surveyed within the subject site are 
in ‘good’ condi  on and one tree in par  cular should be retained (if possible) as it is 
mature in age, approximately 19 metres in height and has the ability to house na  ve 
fauna within exis  ng hollows (Tree 205).

The Structure Plan design should take into considera  on all exis  ng vegeta  on and 
a  empt to retain it wherever possible within the foreshore and road reserves.

Figure 10: City of Belmont Tree Survey
Source: City of Belmont

LEGEND
         Subject Site
         Exis  ng Trees

Tree 205
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3.4 Service Infrastructure

3.4.1 Drainage and Service Provision

As shown on the a  ached Infrastructure Plan prepared by the City of Belmont (refer 
Figure 11), the main drain from the airport traverses across the subject site through 
Lot 1 and 177 Hay Road to connect with Lot 2 which abuts the Swan River. 

As previously stated, Lot 1 is owned by the Commonwealth and as such there is 
currently no easement over the site illustra  ng the loca  on of the drain.  If the land 
was to be sold or developed upon, however, the loca  on of the drain would need 
to be considered.  

A drainage easement is iden  fi ed over the rear por  on of Lot 177 Hay Road.  Any 
development on this lot would also need to be cognisant of the required setbacks 
to the drain.

The City of Belmont’s Engineers have provided advice that due to the poor draining 
condi  on of the soils, stormwater runoff  from future developments within DA9 will 
need to be disposed of off -site via piped connec  on to the proposed Council’s street 
system.  Each lot will require an oil and silt separator device to be installed on site.

The Infrastructure Plan also shows the loca  on of other key services which can be 
extended into the site; however, this needs to be supplemented by further servicing 
informa  on provided by the City of Belmont at  me of approval.

To ensure development of the site can occur, we recommend that discussions with 
the Water Corpora  on, Swan River Trust, Western Power and Alinta Gas be entered 
into to confi rm drainage, sewerage, water supply and power supply provisions for 
the site.  

Figure 11: City of Belmont Infrastructure Plan
                   Source: City of Belmont

LEGEND
         Subject Site
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3.4.2 Exis  ng Road Network

The site is well serviced by exis  ng road infrastructure.  

The site is located within close proximity to Great Eastern Highway, which is classifi ed 
as a ‘Regional Road’ and has historically been one of Perth’s most important 
transporta  on routes, linking with Graham Farmer Freeway, Roe Highway, and 
Tonkin Highway. 

A controlled intersec  on is provided at the junc  on of Great Eastern Highway 
and Fauntleroy Avenue, providing safe access to Great Eastern Highway from the 
subject site.  A secondary access from Great Eastern Highway is also provided via an 
uncontrolled intersec  on at Ivy Street. 

The exis  ng ‘Urban’ zoned lots in the south of the site are accessed directly from 
the par  ally constructed Hay Road which intersects with Fauntleroy Avenue.  The 
remainder of Hay Road, which exists as an unconstructed road reserve, could be 
constructed as an alterna  ve means of access.

3.4.3 Pedestrian Accessibility 

The site has a high level of pedestrian accessibility due to its proximity to the Swan 
River foreshore and Great Eastern Highway.

An exis  ng dual use path (DUP) runs through the subject site connec  ng with key 
recrea  onal areas within Garvey Park to the south and an exis  ng DUP in the north. 
Access to Great Eastern Highway is also well supported through an exis  ng footpath 
which extends along Fauntleroy Avenue.

3.4.4 Public Transport 

Well serviced public transport opportuni  es are provided within close proximity 
to the site (within an 800m radius), with two bus stops located on Great Eastern 
Highway between Fauntleroy Avenue and Ivy Street.

The Redcliff e Bus Depot is also located within close proximity to the site, approximately 
1 kilometre south along Fauntleroy Avenue (refer Figure 12).

Figure 12: Transperth Bus Routes & Stops
                   Source: Transperth

LEGEND
         Subject Area
         Bus Routes
         Bus Stops
         Bus Depot
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 4.0 OPPORTUNITIES & CONSTRAINTS

An Opportuni  es and Constraints Analysis has been undertaken for the site (refer 
Figure 13) which indicates a number of key considera  ons in the development of the 
DA9 Structure Plan.

As can be seen within the list below, the number of opportuni  es to developing the 
site far outweighs the constraints:

4.1 Opportuni  es

Various opportuni  es were iden  fi ed and, where possible, integrated into the 
design of the Structure Plan. Some of the iden  fi ed opportuni  es are beyond the 
scope of this Structure Plan to fulfi l; however, they should be recorded as possible 
future ini  a  ves for the City of Belmont’s considera  on. 

• The southern por  on of the subject site is zoned ‘Urban’ in the MRS and 
‘Residen  al R20’ within the City of Belmont LPS15.  The Scheme also iden  fi es 
the site as a Development Area within which a Structure Plan is required prior 
to the approval of subdivision or further development;

• The Development Area also includes the land to the north reserved for ‘Parks 
and Recrea  on’.  Discussions with the City of Belmont and the WAPC have raised 
the common view that part of the land may be surplus and opportuni  es for 
urban development could be considered subject to appropriate inves  ga  on.

• The site is one of only a couple of remaining infi ll sites within the City of 
Belmont which has development poten  al.

• The site is located in a key strategic area, abu   ng the Swan River and within 
close proximity to the airport and Great Eastern Highway.

• An area of ‘Mixed Use’ is located on the eastern boundary providing a buff er 
to the noise associated with Great Eastern Highway and surrounding Redcliff e 
Industrial Area.

• A large area of the site is owned by one landowner (WAPC).
• Individual landowners fron  ng Hay Road are generally keen to consider 

increased development opportuni  es for their individual proper  es.
• Surrounding residen  al proper  es to the south and other landholdings 

abu   ng the Swan River within the City of Belmont have been developed to a 
higher density than that historically associated with the suburb of Ascot.

• The opportunity to redevelop privately owned lots fron  ng Fauntleroy Avenue 
in a coordinated, rather than an ad hoc, manner preven  ng the crea  on of 
ba  leaxe developments.

• The City of Belmont has advised that there are no signifi cant environmental 
issues which would impinge development on this site (ie wetlands, vegeta  on 
etc); however, if possible, Tree 205 should be retained due to its height, 
maturity and the ability to house na  ve fauna within exis  ng hollows.

• Good connec  vity between the subject site and adjoining residen  al 
developments and arterial roads.

• Con  nua  on of the exis  ng dual use path providing con  nuous access to the 
Swan River foreshore and Garvey Park.

• Exis  ng public transport connec  ons along Great Eastern Highway within 
walkable catchment of the subject site



2200 Rep7 NS-09

P.20

2201Rep5e

20

• Preliminary advice provided to the Consultant team states that exis  ng services 
and infrastructure are able to be extended into the site, reducing construc  on 
costs of the new development.

4.2 Constraints

Various constraints have also arisen during discussions with the City of Belmont, 
DoP Planning Offi  cers and other stakeholders which have infl uenced the planning of 
the site. Constraints aff ec  ng the land include:

• The northern por  on of the subject site is reserved for ‘Parks and Recrea  on’. 
Any residen  al development op  on of this land would require rezoning the 
subject lots to ‘Urban’ in the Metropolitan Region Scheme and ‘Residen  al’ in 
the City of Belmont LPS15.

• The ‘Parks and Recrea  on’ reserve is also contained within the Swan River 
Trust Development Control Area.  Any considera  on to rezone the subject site 
to allow for residen  al development would need to be referred to them.

• A Geotechnical study of the site has not yet been undertaken.  There is some 
uncertainty regarding the level of the water table and impact of poten  al ASS.

• The site is fortunate in having one large landowner (WAPC); however, in 
general, the site has fragmented landownership.

• The exis  ng airport drain traverses Lot 1 Hay Road, which is currently owned 
by the Commonwealth.  Development for residen  al purposes under the 
current ownership may be limited, having regard to Commonwealth Airports 
legisla  on.  If the lot were to be sold, residen  al development may be 
permi  ed.  

• The airport drain also traverses Lot 177 Hay Road and, as a result, a drainage 
easement constrains development on the rear por  on of this lot. 

• Any future subdivision of Lot 177 Hay Road may require the ceding of a por  on 
of land on the corner of Hay Road and Fauntleroy Avenue to provide a corner 
trunca  on.

• The western por  on of the ‘Parks and Recrea  on’ reserve is located within 
the Floodway. Only road construc  on or servicing can be developed within 
this area.

• Abu   ng the Floodway, addi  onal areas of the site are defi ned within the fl ood 
fringe. Any development of the land would need to be in accordance with 1 in 
100 year fl ood levels and would need to achieve a fi nished fl oor level of 4.77m 
AHD.

• Although services and infrastructure are accessible to the site, they may need 
to be upgraded to sa  sfy the proposed increase in density.

• The City has advised that the design should take into considera  on the trees 
recorded by the Arboriculturalist and a  empt to retain them wherever possible 
within public open space and road reserves.

• Environmental and Engineering advice provided to date has been at a 
preliminary level. More detailed inves  ga  ons and discussions with relevant 
agencies are required to occur. 
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5.0 STRUCTURE PLAN

5.1 Vision

The vision for the DA9 Structure Plan iden  fi es Lot 184 to Lot 196 Hay Road for 
further inves  ga  on and planning with the remainder of the area iden  fi ed for 
coordinated development.  The exis  ng dual use path has been iden  fi ed on DA9 as 
it provides an important pedestrian link from Fauntleroy Avenue to Ivy Street.

5.2 Design Principles and Objec  ves

• Provide a site responsive framework for urban land uses which integrates the 
Development Area with surrounding land uses;

• Provide a fl exible neighbourhood structure capable of adap  ng over  me to 
community changes;

• Provide for a variety of residen  al densi  es and lot sizes as well as a  choice 
of contemporary housing op  ons to provide for fl exible living and community 
diversity.

• Retain excellent pedestrian and cyclist connec  ons through the site which are 
well surveyed and promote a safe environment for all; and

• Address exis  ng access concerns for those ‘Mixed Use’ lots fron  ng Great 
Eastern Highway.

5.3 Key Structure Plan Elements

To ensure the successful implementa  on of the defi ned Principles and Objec  ves 
for the development of the site, a number of elements have been iden  fi ed and 
refl ected within the DA9 Structure Plan to respond to the feedback received from 
the City of Belmont, DoP, MRWA and other stakeholders. 

The Structure Plan elements are clearly outlined on the proposed DA9 Structure 
Plan (refer Figure 15) and are also detailed within the following subsec  ons.

5.3.1 Land Use Summary

The Ascot DA9 Structure Plan is included at Figure 15.  The Land Use Summary 
is based on this Plan and on an analysis at a broad level of detail.  The Land Use 
Summary will require further refi nement as the issues in rela  on to the ‘Area Subject 
to Further Inves  ga  on and Planning’ are resolved.

Table 2 – Ascot DA9 Structure Plan Summary

Lot Details Land Area (ha)
Residen  al Precinct 1.0475
Area Subject to Further Inves  ga  on 1.9765
Gross Area of DA9 2.9940

Public Open Space Required 0.2994
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5.3.2 Residen  al

The Ascot DA9 Structure Plan includes the ‘Urban’ zoned land within the future 
Development Area and has been designed to accord with community and 
neighbourhood structuring principles of Liveable Neighbourhoods.

The Liveable Neighbourhoods planning approach to development is diff erent to the 
conven  onal suburban model as it promotes a framework for the more effi  cient use 
of land, thereby allowing a greater number of diff erent types of households to live 
together compa  bly and in an a  rac  vely designed neighbourhood.

The Structure Plan incorporates low and medium (R20/R60) density residen  al land 
aiming to provide a range of housing products to meet market demand, provide 
compa  ble land uses with surrounding development and build upon the residen  al 
character unique to Ascot.

Figure 14: Precinct and R Code Plan
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5.3.2.1 Precinct Development

Residen  al Area - Low/Medium Density Residen  al Precinct (R20/60)

The exis  ng privately owned residen  al lots fron  ng Hay Road are coded R20 with 
an average frontage of 20 – 25 metres and depths of approximately 70-75 metres.  
These lots refl ect the same module depth as those surrounding lots fron  ng Great 
Eastern Highway and the Swan River.  

To ensure that ad-hoc subdivision of the land doesn’t occur, resul  ng in ba  leaxe 
lots and reduced streetscape aesthe  cs, the Structure Plan proposes to increase 
the density and improve the built form outcomes on the site through alloca  ng a 
fl exible coding of R20/60 (refer Figure 14).  This will ul  mately provide a transi  on 
from the exis  ng residen  al estate to the south, into the proposed medium and high 
density proposals within the remainder of the DA9 subject site.  

By increasing the density on these lots, this will encourage future developers to 
apply to the City to develop under the higher density in accordance with high quality 
design standards thereby minimising the amount of ad-hoc development within the 
area.  Furthermore, the City of Belmont will prepare a Local Planning Policy (LPP) 
to guide development to further ensure a high quality built form outcome for the 
Precinct.

The Precinct also includes the Commonwealth owned Lot 1 Hay Road which is nearly 
double the size of all other lots fron  ng Hay Road. This lot is highlighted on the 
Structure Plan with an asterisk (*) due to its incorpora  on of one of the Airports’ main 
drains.  The drain is not currently iden  fi ed on the Lot as an easement due to the 
Commonwealth ownership of the site; however, should the land be on-sold, future 
planning will need to take into considera  on the existence of a drainage reserve across 
the site.   Addi  onally, it is noted that residen  al development on Lot 1 Hay Road 
is restricted under the current ownership, having regard to Commonwealth Airports 
legisla  on. Should the land be on-sold, residen  al development may occur.

Plates 1 & 2: Indica  ve Residen  al R20/R60 Lots
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5.3.2.2 Area Subject to Further Inves  ga  on and Planning

Lots 184 – 196 Hay Road require further inves  ga  on and planning prior to the 
progression of structure planning op  ons due to their ‘Parks and Recrea  on’ 
reserva  on under the MRS and LPS15 as well as the need to resolve issues pertaining 
to the Swan River Trust Management Area.

Lots 184 – 196 are located within a Development Control Area and are subject to the 
provisions of the Swan and Canning Rivers Management Act (2006).  The Act requires 
the Swan River Trust to ensure land use and development on and next to the Swan 
and Canning Rivers maintains or enhances community access and enjoyment.

It is recommended that discussions be convened with the WAPC and Swan River 
Trust to advance the resolu  on of issues to the Swan River Trust Management 
Area, and the subsequent rezoning of Lots 184 – 196 under the MRS and TPS for 
development.

5.3.3 Public Open Space

The subject site directly abuts the Swan River foreshore and provides excellent 
connec  vity via the internal road network and exis  ng pedestrian links to Garvey 
Park.  Future development of the subject site will also assist in improving the 
surveillance of the foreshore.

The subject site directly abuts the Swan River foreshore and provides excellent 
connec  vity via the internal road network and exis  ng pedestrian links to Garvey 
Park.  Future development of the subject site will assist in improving the surveillance 
of the foreshore.

A dual use path traverses Lots 186 – 196 and separates lower, vegetated land in the 
west from cleared land in the east.  There is opportunity to retain the dual use path 
in its current loca  on and retain the land west of the dual use path as a ‘Parks and 
Recrea  on’ reserve under the MRS.  Further inves  ga  on and planning is required 
in rela  on to these lots as iden  fi ed on the structure plan.

Plates 3 & 4: Na  ve vegeta  on within and surrounding the ‘Parks and Recrea  on’ reserve.
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5.3.4 Access to Mixed Use Proper  es

Although not located within the subject site, the access arrangements for the 
abu   ng ‘Mixed Use’ proper  es fron  ng Great Eastern Highway must be considered.  
As previously advised, the Dra   Strategic Access Policy proposed a laneway within 
DA9 to provide rear access for the ‘Mixed Use’ proper  es with the inten  on of 
reducing access confl ict on Great Eastern Highway.

There remains, however, great concern over the addi  onal access confl ict which 
would likely occur on this internal laneway between residen  al and commercial 
vehicles.  For this reason, the Hay Road extension is proposed as an alterna  ve to 
the laneway.

As a result, ‘Mixed Use’ proper  es fron  ng Great Eastern Highway should be 
provided with a reciprocal right of access easement across the front of their lots 
to ensure vehicular access is channelled towards Fauntleroy Avenue and Ivy Street 
intersec  ons.

5.3.5 Servicing Strategy

To ensure the successful implementa  on of these Structure Plan elements, a Servicing 
Strategy is required to be prepared by the individual developers/proponents of the 
site or by Engineers appointed by the City.  This report will be required to ensure 
that there is no impediment to the future residen  al development of the site.

6.0 IMPLEMENTATION  AND CONCLUSION 

The Development Area 9 (DA9) Structure Plan provides a clear planning framework 
as a basis to guide and control the long term development of the site. The 
implementa  on of the development proposal is substan  ally assisted by the fact 
that the land is already iden  fi ed as a Development Area within the City of Belmont 
Scheme (LPS15). 

A number of further ac  ons are required, however, to ensure the successful 
redevelopment of the site. These relate primarily to further planning, engineering 
and environmental work:

• Resolu  on of issues pertaining to the Swan River Trust Management Area.
• Further inves  ga  on and planning, including the rezoning of Lots 184 – 196 

from ‘Parks and Recrea  on’ to ‘Urban’ and ‘Residen  al’ under the MRS and 
City of Belmont LPS respec  vely, is required to be undertaken.

• The subject site is located within the Swan River Trust Development Control 
Area requiring any proposed development within DA9 to be referred to the 
Swan River Trust.  Swan River Trust policies rela  ng to setbacks would also 
need to be considered.

• Given the unknown nature of the site and the proximity to the Swan River, a 
detailed Geotechnical report is required to be undertaken prior to development.  
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It is also expected that this report will include a poten  al Acid Sulfate Soils 
(ASS) inves  ga  on and poten  al management plan if ASS is iden  fi ed. 

• As a por  on of the site is located within the fl ood fringe, any future development 
of these areas will be required to sa  sfy the 1 in 100 year fl ood level, achieving 
a minimum of 4.77AHD.  

• Any development proposals over Lot 1 or Lot 177 Hay Road are to be cognisant 
of the exis  ng Airport Main Drain and appropriate setbacks are required to be 
incorporated into the design. 

• Flexible development opportuni  es are to be provided for Lot 1, having regard 
to Commonwealth Airports legisla  on and the prohibi  on of residen  al 
development where the land is owned by Perth Airport.

• Discussions with the Water Corpora  on, Swan River Trust, Western Power, 
Alinta Gas and other servicing authori  es are required to be entered into to 
confi rm the availability of servicing to this site.

• A traffi  c report may be required to test whether the exis  ng road network can 
suffi  ciently cater for the proposed increase in traffi  c.

• The environmental advice provided within this report is considered as a ‘basic 
assessment’ and should comprehensive data be required, further work should 
be undertaken.

• The City will prepare a Local Planning Policy to guide future development  within 
the R20/R60 Flexible Coded Lot Precinct so as to ensure design principles and 
objec  ves are achieved and a desirable built form outcome is achieved.

• Although located outside the DA9 subject site, those ‘Mixed Use’ proper  es 
fron  ng Great Eastern Highway which abut DA9 should be provided with a 
reciprocal right of access easement across the front of their lots to ensure 
vehicular access is controlled at the Fauntleroy Avenue and Ivy Street 
intersec  ons.

The various components of the Structure Plan provide a clear guide for future 
development of the DA9 subject site to ensure that the objec  ves for the vision are 
achieved to the highest standard.

The DA9 Structure Plan is commended to the City and the WAPC for formal adop  on 
as a basis for suppor  ng the various implementa  on ac  ons necessary to deliver 
the vision.
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